
MINUTES 

CITY PLAN COMMISSION 

 

City Plan Commission, Tuesday, September 25, 2012, at 4:00pm in the third floor 

conference room at City Hall, 828 Center Ave, Sheboygan WI.  Chairperson Mayor 

Terry Van Akkeren presided. 

 

Present:  Mayor Terry Van Akkeren, Ald. Julie Kath, Todd Wolf, Don Cvetan and John 

Van Der Male, Ryan Sazama and Jerry Jones 

 

Staff present:  Steve Sokolowski and Janet M Duellman 

 

Others: Rick Neerhof (Nemschoff), Ed Bowen (Alexander and Bishop), Dan Benson 

(Press), Michelle Anhalt (Nemschoff), Robert Cronen (BoMallies), Hollie Erdmann Ehler 

(BoMallies), Marc Ehler (BoMallies), Linda Ehler (BoMallies), Erik Jensen (LJM 

Architects), Bob Rowe (Redmond Co.), and Ozzie Christian (Jarvis Architects) 

 

The meeting was called to order and the Pledge of Allegiance was recited. 

 

Approval of minutes of the September 11, 2012 meeting. 

 
Todd Wolf moved, Don Cvetan seconded to approve the minutes of the September 11, 

2012 meeting. The motion passed unanimously. 

 

Conditional Use Permit by Duke of Devon to construct a new walk in cooler at 739 

Riverfront Dr. 

 

Scott Matula was present to discuss this matter. 

 

The applicant is proposing a new walk in cooler at the SW corner of the shanty (parking 

lot side).  The cooler will be installed where the existing stairway to the 2nd story is 

located (to be removed) and adjacent to the HVAC equipment.  The perimeter of the 

cooler will be clad in vertical cedar siding the will match the appearance of the existing 

fence.   

 

Staff, Commission and applicant discussed the potential impact on 2nd floor space 

should stairway be removed.  Space was previously used as a leased office space and 

now will be used by Duke of Devon for storage.  Applicant stated owner understood 

impacts of removing 2nd floor stairway. 

 



Todd Wolf moved, Ald. Julie Kath seconded to approve the conditional use with the 

following conditions: 

 

1. Prior to construction, the applicant shall obtain all necessary permits and licenses 
including but not limited to building, plumbing, electrical, HVAC, fire, health, food, 
etc. 

2. Submittal and approval of a proposed storm drainage plan. 
3. Submittal and approval of a proposed landscape plan. 
4. The walk in cooler shall be screened/enclosed with materials and colors that match 

the shanty facility. 
5. All exterior alterations to the building shall meet the Sheboygan Riverfront Shanty 

Area Guidelines. 
6. All new lighting shall be installed per Section 15.707 of the City of Sheboygan 

Zoning Ordinance.  There shall be no spillover light onto adjacent properties or the 
streets. 

7. All disturbed areas will be properly landscaped and maintained.  
8. If there are any amendments to the approved site plan, the applicant will be required 

to submit a new conditional use application reflecting those amendments. 
9. Architectural Review Board shall review and approve proposal prior to building 

permit issuance. 
 

The motion passed unanimously. 

 

Conditional Use Permit by Sheboygan Yacht Club to construct a new outdoor pavilion 

structure at 214 Pennsylvania Ave. 

 

Erik Jensen was present to discuss this matter. 

 

The applicant is proposing to construct a new 1050sf wood frame open shelter that will 

be located in the existing outdoor patio space north of the Yacht Club facility and south 

of the garage.  The shelter will be used for activities and events at the Yacht Club which 

require sun, rain, and wind protection.   

 

Commission discussed the proposed material to be used for screening, how the 

screening will work, times of years screening will be installed  and the setback between 

the new shelter and existing garage.   

 

Ald. Julie Kath moved, Jerry Jones seconded to approve the conditional use with the 

following conditions: 

 

1. Prior to construction, the applicant shall obtain all necessary permits and licenses 
including but not limited to building, plumbing, electrical, HVAC, fire, health, food, 
alcohol, occupancy etc. 



2. Submittal and approval of a proposed storm drainage plan. 
3. Submittal and approval of a proposed landscape plan. 
4. Applicant shall obtain the necessary liquor license in order to serve alcohol in the 

new outdoor area (extension of premises).  Applicant may serve alcohol in the 
outdoor patio if and only if all required liquor licenses are obtained/amended. 

5. All new lighting shall be installed per Section 15.707 of the City of Sheboygan 
Zoning Ordinance.  There shall be no spillover light onto adjacent properties or the 
streets. 

6. If a dumpster is used, a dumpster(s) shall be screened/enclosed and constructed of 
like materials and colors of the facility. 

7. All disturbed areas will be properly landscaped and maintained.  
8. If there are any amendments to the approved site plan, the applicant will be required 

to submit a new conditional use application reflecting those amendments. 
 

The motion passed unanimously. 

 

Conditional Use Permit and Variance by Marc and Hollie Elher to operate BoMallies 

Restaurant and Bar from 2427 Calumet Dr (Salon Shibui facility). 

 

Erik Jensen, Marc Ehler, Hollie Erdmann Ehler, Linda Ehler and Robert Cronen were 

present to discuss this matter. 

 

The applicant is proposing a new restaurant and bar called BoMallies.  The restaurant 

will be open Wednesday –Sunday.  The restaurant hours operate opposite of the salon 

that is also located in the building.  They have 26 parking spaces. 

 

Erik informed the committee that they have acquired 6 more parking spaces behind 

Brett’s Auto in the alley that will be used for employee parking freeing more parking for 

customers.   

 

Staff did raise some concerns about the alley that will be used by patrons of the salon 

and restaurant/bar.  The alley that provides access to Salon Shubui and the proposed 

BoMallies accesses Calumet Drive.  The driveway has worked adequately over the 

years.  However, with a new restaurant/bar this driveway access will likely see 

additional traffic which may impact this Calumet Drive access. 

 

Staff’s raise concerns with the off-site parking and off-site dumpster location with 

regards to potential future sales of these properties.  Staff will be recommending a 

condition that requires the present owner to include a recorded agreement between 

property owners that permits the businesses at 2427 Calumet Drive to continue using 

these properties (2419 and 2435 Calumet Drive) for parking and/or dumpster enclosure 

purposes (should those properties ever be sold). 



 

The Commission discussed parking, fencing, dumpster, timeline, and the liquor license. 

 

Jerry Jones, John Van Der Male seconded to approve the conditional use and variance 

with the following conditions: 

 

1. Prior to construction and operation, the applicant shall obtain all necessary permits 
and licenses including but not limited to building, plumbing, electrical, HVAC, fire, 
health, food, alcohol, occupancy, etc. 

2. Applicant shall obtain the necessary liquor license in order to serve alcohol in the 
new restaurant, bar and outdoor patio area.  Applicant may serve alcohol in the 
outdoor patio if and only if all required liquor licenses are obtained (extension of 
premises). 

3. Applicant shall obtain the necessary conditional use/sign permits prior to 
installation.  Applicant shall work with staff with regards to constructing a well 
designed sign for the site that utilizes colors and materials similar to the building.  
Staff may bring the proposed signage design back to the Plan Commission for 
review/approval. 

4. If a dumpster is used, the dumpster(s) shall be screened/enclosed and constructed 
of like materials and colors of the facility.  If using chain link fencing, the applicant 
shall install Privacy Decorative Slatting (PDS) material in order to effectively screen 
and enclose the tanks. 

5. Outdoor storage of materials, products or equipment shall be prohibited. 
6. All ground level and rooftop mechanicals shall be screened and/or enclosed and 

constructed of like materials and colors of the facility (HVAC equipment, satellite 
dishes, etc.). 

7. All new lighting shall be installed per Section 15.707 of the City of Sheboygan 
Zoning Ordinance.  There shall be no spillover light onto adjacent properties or the 
streets (especially residential properties). 

8. All areas used for parking or maneuvering of vehicles shall be paved. 
9. All areas that are not required to be paved shall be landscaped with grass and/or 

approved landscaping. 
10. Prior to selling any of the presently owned parcels, the applicant shall provide a 

recorded agreement that permits the businesses at 2427 Calumet Drive to continue 
utilizing 2419 and 2435 Calumet Drive for parking and/or dumpster enclosure 
purposes (if properties are sold to a new owner). 

11. New fencing shall be installed per Section 15.720(3)(c) of the City of Sheboygan 
Zoning Ordinance.  Applicant shall install a shadow box style fence. 

12. The fence on 2419 Calumet Drive shall be no higher than four (4) feet high and 
50% opaque from the front of the single-family dwelling to the Calumet Drive 
property line (the front yard).    

13. Any work within City of Sheboygan Public rights-of-way shall be discussed with the 
City Engineering Department and constructed to standard City specifications 
(including, but not limited to, new and old ingress/egress driveway openings, curb, 
gutter, sidewalk, pavement, utilities, street trees, etc.). 



14. The development shall be designed so as to not impede or impair vehicular and 
pedestrian traffic movement, or exacerbate the potential for pedestrian/vehicular 
conflicts. 

15. If there are any amendments to the approved site plan, the applicant will be 
required to submit a new conditional use application reflecting those amendments 
(such as demolishing a house and adding new parking). 

 

The following variance was granted: 

 

1. To have 26 parking stalls – minimum number of parking stalls required is 37 
 

The motion passed unanimously. 

 

Conditional Use Permit, Certified Survey Map and variance application by Redmond 

Company to create a new outlot parcel and to develop a new multi-tenant facility 

(Q’doba) from the Wal-Mart property located at 3711 S Taylor Dr. 

 

Bob Rowe and Ed Bowen were present to discuss this matter. 

 

The applicant is proposing to create a new lot for a new multi-tenant building on the 

north side of the Wal-Mart property.  The 5,246sf building will be home to Q’doba 

(2,500sf) and two other unknown tenants (1,406sf and 1,315sf) at this time.  The design 

of the building is such that there will be no unattractive “back” to the building.  There will 

be 42 parking spaces and two ingress/egress drives, one from the south side of the 

property and the other from the east side of the property.  Q’doba will have a patio area. 

 

The site is currently zoned Suburban Industrial (SI).  An indoor commercial 

entertainment use such as Q’doba is a conditionally permitted in the SI zone.  However, 

retail uses are not permitted or conditionally permitted uses in the SI zone.  Therefore, 

PH Sheboygan will be submitting a rezone application requesting to rezone the property 

from Suburban Industrial (SI) to Suburban Commercial (SC) in order to permit retail 

tenants the opportunity to locate in this new commercial facility.   

 

Todd Wolf moved, Don Cvetan seconded to approve the conditional use and variance 

with the following conditions: 

 

1. Prior to construction and operation, the applicant shall obtain all necessary permits 
and licenses including but not limited to building, plumbing, electrical, HVAC, fire, 
health, food, alcohol, occupancy, etc. 

2. Submittal and approval of a proposed landscape plan that provides a legend that 
shows how the four (4) landscape criteria are being met. 

3. Submittal and approval of a proposed storm drainage plan. 



4. Dumpster(s) shall be screened/enclosed and constructed of like materials and 
colors of the facility. 

5. Outdoor storage of materials, products or equipment shall be prohibited. 
6. All ground level and rooftop mechanicals shall be screened and/or enclosed and 

constructed of like materials and colors of the facility (HVAC equipment, satellite 
dishes, etc.). 

7. All new lighting shall be installed per Section 15.707 of the City of Sheboygan 
Zoning Ordinance.  There shall be no spillover light onto adjacent properties or the 
streets (especially residential properties). 

8. All areas used for parking or maneuvering of vehicles shall be paved. 
9. All areas that are not required to be paved shall be landscaped with grass and/or 

approved landscaping. 
10. Applicant shall obtain the necessary conditional use/sign permits prior to 

installation. 
11. Applicant shall be permitted a freestanding monument sign(s) for the site.  Minimum 

setback of a monument sign is 12 feet.  Maximum height of the monument sign is 8 
feet. 

12. Applicant shall work with staff with regards to constructing a well designed sign for 
the site that utilizes colors and materials similar to the building.  Staff may bring the 
proposed signage design back to the Plan Commission for review/approval. 

13. The development shall be designed so as to not impede or impair vehicular and 
pedestrian traffic movement, or exacerbate the potential for pedestrian/vehicular 
conflicts. 

14. Applicant shall meet all vision triangle requirements of Section 15.703 of the City of 
Sheboygan Zoning Ordinance. 

15. It will be the applicant’s responsibility to work with all private and public utilities in 
order to provide easements and/or relocate utilities as necessary. 

16. Any work within City of Sheboygan Public rights-of-way shall be discussed with the 
City Engineering Department and constructed to standard City specifications 
(including, but not limited to, new and old ingress/egress driveway openings, curb, 
gutter, sidewalk, pavement, utilities, street trees, etc.). 

17. Applicant will provide adequate public access along Washington Avenue Frontage 
Road and will take all appropriate actions to minimize the time period that these 
sidewalks and streets will be closed/affected. 

18. The applicant shall be required to create the parcel as depicted on the site plan (a 
certified survey map).  Only at such time that the applicant can provide 
documentation from Sheboygan County that the lot has been officially recorded and 
created will the Building Inspection Department release construction permits for this 
development. 

19. The Conditional Use Permit is approved if and only if the approved site plan and 
proposed lot exactly match the parcel to be created.  If there are any amendments 
to the approved site plan, the applicant will be required to submit a new conditional 
use application reflecting those amendments. 

 
The following variances were granted: 

 



1. A variance to permit Wal-Mart to maintain their monument sign on the newly created 
PH Sheboygan, LLC lot, (new parcel creates an off-premise sign) – Off-premise 
signage not permitted. 

2. A variance for Wal-Mart to have a landscape ratio of 22% – Minimum permitted 
landscape ratio of 25%. 

 

The motion passed unanimously. 

 

Conditional Use Permit and variance by Nemschoff Inc to construct a new parking lot on 

Parcel #210530 adjacent to their facility located at 2218 Julson Ct. 

 

Michelle Anhalt and Rick Neerhof were present to discuss this matter. 

 

Over the past three years has brought in work and jobs from other areas.  Since staff 
has increased, and has annual business plans for growth, Nemschoff, Inc. is in 
desperate need of more parking. 
 
Phase I, the 52 parking space west parking lot, will be constructed immediately 
(property owned by Nemschoff).  Phase II, the east parking lot, will be constructed once 
there is an amended lease agreement and all necessary approvals are granted 
(property owned by the City). 
 
A portion of the proposed parking lot is located in the Floodplain, therefore, the 
applicant will be required to meet all DNR and City of Sheboygan Floodplain Zoning 
Ordinance requirements.  Applicant indicates they are meeting those requirements. 
 

Todd Wolf moved, Don Cvetan seconded to approve the conditional use with the 

following conditions: 

 

1. Submittal and approval of a proposed storm drainage plan.   
2. Submittal and approval of a landscape plan. 
3. Outdoor storage of materials, products or equipment shall be prohibited. 
4. All new lighting shall be installed per Section 15.707 of the City of Sheboygan 

Zoning Ordinance.  There shall be no spillover light onto adjacent properties or the 
streets. 

5. All areas used for parking or maneuvering of vehicles shall be paved. 
6. All areas that are not required to be paved shall be landscaped with grass and/or 

approved landscaping. 
7. Applicant may only use Nemschoff property for the proposed parking lot. 
8. It will be the applicant’s responsibility to work with all private and public utilities in 

order to provide easements and/or relocate utilities as necessary. 
9. Applicant shall work with the Sheboygan Water Utility to address all water 

issues/concerns. 



10. Applicant shall obtain all necessary licenses/permits and/or meet all requirements 
from the Wisconsin Department of Natural Resources (DNR), the City of 
Sheboygan Floodplain Zoning Ordinance, etc. 

11. Applicant shall provide written engineering documentation that the portion of the 
proposed parking lot located within the 100 year floodplain meets all requirements 
of the City of Sheboygan Floodplain Zoning Ordinance (Sheboygan River Floodway 
of the Flood Insurance Maps). 

12. Applicant is required to work with the City of Sheboygan on a new lease agreement 
to utilize City property for Nemschoff parking purposes and proposed in Phase 2.  
The Nemschoff may not utilize this property for parking until such time the 
agreement is executed and the Plan Commission has approved the proposed 
Phase 2 parking proposal. 

 

The following variance was granted: 

 

1. A zero (0) foot parking setback – minimum parking setback is five (5) feet.   
 

The motion passed unanimously. 

 

Gen. Ord. No. 30-12-13 and R.O No 138-12-13 relative to rezoning the property located 

at 2013 S 13th Street from NR Neighborhood Residential to NC Neighborhood 

Commercial. 

 

Ozzie Christian was present to discuss this item. 

 

The property owner is requesting the rezoning because the property needs to be 

rezoned to NC in order to potentially expand the service station operations.  If the 

property is rezoned to NC, the applicant would likely raze the single-family dwelling and 

consolidate this property into the service station property.  The applicant has provided 

letters from three (3) neighboring property owners who do not object to the proposed 

rezone (neighbors abut the parcel to be rezoned). 

 

Todd Wolf moved, Jerry Jones seconded to approve.  

 

The motion passed unanimously. 

 

Being no further business, John Van Der Male moved, Todd Wolf seconded to adjourn 

the meeting at 4:52 pm. Motion carried. 

 

Janet M Duellman 

Recording Secretary 


